WEST VALLEY CITY
PLANNING COMMISSION
MINUTES

March 28, 2007

The meeting was called to order at 4:01 p.m. by Acting Chairman Brent Fuller at 3600
Constitution Boulevard, West Valley City, Utah.

WEST VALLEY CITY PLANNING COMMISSION MEMBERS

Brent Fuller, Jack Matheson, Karen Lang, Phil Conder, Terri Mills and Dale
Clayton

ABSENT: Harold Woodruff, Mario Cisneros

WEST VALLEY CITY PLANNING DIVISION STAFF

John Janson, Steve Pastorik, Steve Lehman, and Lori Cannon

WEST VALLEY ADMINISTRATIVE STAFF:

Nicole Cottle, Asst. City Attorney

AUDIENCE

Approximately 12 people were in the audience.
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ZONE CHANGE APPLICATION:

Z-7-2007 Amended
Magrath Pacific

1483 West 2320 South
A to RM

2.3 acres

Mr. Steve Pastorik presented the application.

Ian Dunn, who works for Magrath Pacific, has requested a zone change for three parcels
totaling 2.3 acres at 1483 West 2320 South from A (agriculture, minimum lot size of %2
acre) to RM (multi-family residential). Surrounding zones include R-1-8 (single family
residential, minimum lot size of 8,000 square feet) to the west and north, R-2-8
(residential duplex, minimum lot size of 8,000 square feet) to the east, and RM to the
south. Surrounding land uses include a single family home to the west (this property
recently received zoning approval for a townhome development called Center Pointe
Hollow), single family homes to the north, the Aspen Grove Apartments to the east, and
the Red Oaks Townhomes to the south. The subject property is designated as medium
density residential, which allows 6 to 10 units/acre, in the West Valley City General Plan.

Development Proposal

The concept plan, which is attached, submitted by Mr. Dunn indicates a total of 23
townhomes with a resulting density of 10 units/acre. Included with this report is a letter
from Mr. Dunn describing the proposal. Conceptual elevations were submitted; however,
after reviewing these with staff, the applicant has decided to amend the elevations. These
revised elevations should be available for review during the public hearing.

The minimum proposed size of the units is 1,700 sq. ft. This is the same minimum size
proposed for the Center Pointe Hollow Townhome development to the west. For
comparison, the Red Oaks Townhomes to the south range in size from about 1,150 to
1,500 square feet while the single family detached homes to the north begin at
approximately 960 square feet.

The original rezone request was for 1.54 acres. However, at the request of staff and the
Planning Commission, the applicant was able to have the neighboring property owner,
Susan Drechsel, to the west join the rezone request. The attached e-mail from Susan
Drechsel confirms her support of the proposal. By including this parcel, the animal
conflicts that were discussed as part of the original application are no longer an issue.

Issues
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Project Size
The condominium ordinance, which would apply to this project, states:

“Condominium development shall have an area greater than five acres. However,
the Planning Commission may consider development proposals less than five
acres, but not less than one acre, if the development is guided by a total design
plan in which three or more of the following development standards are applied or
varied to allow flexibility and creativity in site design, building design, and
location.
(a) Development. The Planning Commission may require arrangements of
structures, open spaces, landscaping, buffering, and access within the
development as necessary. The Commission may require specific setbacks, a
lower residential density, a height limitation, and/or a similar type of land use
as adjoining land. These criteria shall be used by the Commission to assure
that adjacent properties will not be adversely affected by the development and
that the development will be compatible with the land use in the surrounding
area.
(b) Construction Materials. Quality exterior materials including brick, stone,
stucco, or other materials of similar high quality, durability, and low
maintenance may be provided, as accepted by the Planning Commission.
(c) Interior Amenities. Quality interior provisions, including amenities such as
a fireplace, vaulted ceilings, and in-unit washer/dryer hookups.
(d) Fencing. Exterior fencing shall include architecturally designed brick or
block fences, wrought iron fences, structural wood fences, vinyl fences, or a
combination of these materials.
(e) Parking. Covered parking and/or garages may be required for all units.
(f) Pedestrian and Bicycle Paths. Where appropriate, the internal circulation
system shall provide pedestrian and bicycle paths that are physically separated
from vehicular traffic to serve residential, non-residential, and recreational
facilities in or adjacent to the development.
(g) Privacy. Each development shall provide reasonable visual and acoustical
privacy for dwelling units. Fences, insulation, walks, barriers, landscaping,
and sound reducing construction techniques shall be used for the enhancement
of property and the privacy of its occupants.
(h) Security. The development may be designed to support security services,
taking into account public safety recommendations from the West Valley City
Police Department.
(1) Landscaping. The development site may be landscaped and should be
composed of natural landscaping elements, including lawn, shrubs, ground
covers, and a combination of evergreen and deciduous trees.
(j) Home Owner's Association. The development may be approved subject to
the submission and approval of legal instruments setting forth a plan or




West Valley City Planning Commission
March 28, 2007

Page 4

manner of permanent care and maintenance of all common open space and
other facilities provided in the final development plan. No such instrument
shall be acceptable until approved by the City Attorney as to legal form and
effect, and the Planning Commission as to suitability for the proposed use of
the common open space and subject facilities.

(k) Recreational Amenities. Each development may provide recreation or site
amenities, including, but not limited to, clubhouse, pool, tennis courts, sport
courts, playgrounds, play fields, and nature areas.”

Since this project would be under 5 acres, the project would need to include at least 3 of
the development standards listed above. Based on the information submitted for the
rezone, staff would give credit for the following items from the above list:
(a) Development. The Aspen Grove Apartments, Red Oaks Townhomes and
the Center Pointe Hollow Townhomes are 2 story, attached housing buildings
like those proposed for this property.
(b) Construction Materials. 100% is proposed and is now required by the
ordinance. (The condo ordinance predates the multi-family design standards
ordinance).
(c) Interior Amenities. The multi-family design ordinance requires
washer/dryer hook-ups and the units will be at least 1,700 sq. ft. Other interior
amenities may also be included.
(e) Parking. All units will have a two car garage.
(1) Landscaping. All common areas will be landscaped. Typically,
landscaping details are worked out during the subdivision review process.
(j) Home Owner's Association. The applicant is proposing an HOA to
maintain all of the common areas.

Other items could also be considered as more details on the project are provided.

Open Space
The condominium ordinance also requires 50% open space for condominiums containing

3 or more units per structure and 40% for condominiums that contain 2 or less units per
structure. The proposed layout includes 2 unit and 4 unit buildings, so the open space
requirement could be somewhere between 40 and 50%. The ordinance also states:
“Reduction may be made to this percentage of required open space by the Planning
Commission upon showing that the open space in the site area will provide amenities
which will substantially meet the needs of future residents.” The latest concept proposed
is short on open space. Mr. Dunn is considering ways to amend the concept to increase
the amount of open space. He is also trying to work with the neighboring townhome
project to share open space and amenities. Mr. Dunn will present possible solutions to the
open space issue at the public hearing. These commitments should be incorporated into
the development agreement.
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Development Agreement

The standards proposed by the applicant for a development agreement are outlined below:
No more than 23 dwelling units will be built on the subject property.

All dwelling units shall have a 2-car garage.

The minimum size for all dwelling units shall be 1,700 square feet.

Building exteriors shall be a combination of brick, stucco, or hardie plank.

A tot lot will be constructed within the common area.

An entrance feature will be provided.

The concept plan proposed includes 2 and 4 unit buildings. The multi-family design
standards apply specifically to buildings with 3 or more units; however, in this situation,
staff believes the standards are appropriate for all units in this proposal. So, staff
recommends that the development agreement require that all units meet the multi-family
design standards in the Zoning Ordinance (Chapter 7-14 Part 3).

Applicant:
Ian Dunn

10 West Broadway

Discussion: Ian Dunn displayed a handout to the Commissioners showing open space
provided for this development. He reminded that an additional property was obtained,
and this proposal is for 23 units. Discussions are in process regarding purchasing
additional property, but nothing has been finalized. Mr. Dunn said he has tried different
layouts, but cannot get much more open space than what is proposed. He noted they have
included sidewalks as open space. Steve Pastorik indicated sidewalks are not normally
included as open space. Mr. Dunn reported they will have 38% open space if sidewalks
are not included. He stated they could get 40% open space by making the roadway less
wide. Mr. Dunn commented this development’s architecture will look similar to the
adjacent development, making it look like one over-all development. Commissioner
Conder asked if the same developer could do both projects. Mr. Dunn replied he has
offered the developer the property at an attractive price if they are willing to buy it.
Commissioner Conder felt comfortable if the two developments were combined, but he
was not sure if it stands alone. Commissioner Matheson asked if the ‘RM’ zone is
appropriate. Commissioner Conder felt it was, but stated the development agreement
must also be considered. Commissioner Mills asked for a breakdown on the unit sizes
and number of bedrooms. Steve answered the units would be 1,700 sq. ft, and all would
have three-bedrooms. Commissioner Mills commented she would feel better about this
development if there was more open space. Commissioner Conder asked if the zone
change could be approved, but not associated with any development agreement. Steve
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suggested there be some language that discussed the units themselves, explaining
development agreements help the City to achieve what they want with developments. He
said this is the time to negotiate issues such as the size of units, etc. Steve reminded the
development agreement requires a cap of 23-units for this project. Acting Chairman
Fuller confirmed that the applicant would still need to meet their 50% requirement for
open space. Steve replied yes, unless the development is part of a PUD. Ian Dunn told
the Commission that the project would not work with less than 23-units. He has matched
the adjoining properties layout, but the homeowners association would need to be
separate. Acting Chairman Fuller noted if 50% open space is required, then one unit may
need to be sacrificed. Mr. Dunn did not believe they could do that, but said they could
try. He reminded he has combined the properties due to the City’s suggestion. Acting
Chairman Fuller asked if basements would be built. Mr. Dunn answered basements were
not intended and not included in their calculations.

There being no further discussion regarding this application, Acting Chairman Fuller
called for a motion.
Motion: Commissioner Conder moved for approval subject to the following:

1. No more than 23 dwelling units shall be built on the subject property (10
units/acre).

2. All dwelling units shall have a 2-car garage.

3. The minimum size for all dwelling units shall be 1,700 square feet.

4. Building exteriors shall be a combination of brick, stucco, or hardie plank.
5. A tot lot shall be constructed within the common area.

6. An entrance feature will be provided.

7. All units shall meet the standards is Chapter 7-14 Part 3 of the Zoning
Ordinance.

8. The open space requirement outlined in the condominium ordinance shall be
met.

Commissioner Clayton seconded the motion.
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Roll call vote:

Commissioner Cisneros Absent
Commissioner Clayton Yes
Commissioner Conder Yes
Commissioner Lang Yes
Commissioner Matheson Yes
Commissioner Mills No
Acting Chairman Fuller Yes
Chairman Woodruff Absent

Majority — Z-7-2007 — approved

SUBDIVISION APPLICATIONS:

PUD-1-2007

The Edge at Decker Lake — Planned Community
3000 South Decker Lake Drive

RM Zone

320 Units

17.4 Acres

18 U/A

Mr. Steve Lehman presented the application.

BACKGROUND

Mr. Tim Soffe, representing Miller Development Company, is requesting preliminary
approval for a residential development to be known as The Edge at Decker Lake. The
subject property was rezoned a few months back from the M Zone to the RM Zone. The
subject property is bordered on the north by a youth detention facility, and the south by
future commercial development.

STAFF/AGENCY COMMENTS:

Public Works Department:
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[

[

Authorization required of ditch/water users for any abandonment, relocation, piping
or any other modifications to existing ditches or irrigation structures.

Contact Salt Lake County Auditor’s Office for approval of street names and
subdivision name.

Coordinate drive connection on Decker Lake Drive.
Discuss possible sound barrier wall with UDOT.
Revisions to plat required.

Flood control and storm water issues to be coordinated with Public Works.

Utility Companies:

Coordinate all utility locations.

Granger Hunter Improvement District:

Project is subject to all GHID requirements and design standards.

Fire Department:

Proposed fire hydrant locations need to be shown on subdivision plat.
Project shall meet all provisions of Fire Code relating to this type of development.

Will need to formally review south access road for width and service ability once
final decisions are made as to its location and purpose.

Building Division:

0

Soils report will be required.

ISSUES:

[

The proposed development is located in an area originally planned for
manufacturing uses. Before the rezoning process, residential consideration was
not very well studied for this area. Due to the complexity and location of this
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proposal, and in light of Planning Commission concerns during the study session,
staff would like to address the following issues:

Overall Development:

[

The Edge at Decker Lake is a residential community consisting of 320 units on
17.4 acres. This equates to an overall density of 18.4 units per acre. The
development will consist of owner occupied units and proposed buildings are to be
comprised of 16 and 32-plex units.

During the rezoning process, the Planning Commission reviewed a conceptual
plan that utilized almost the entire 17.4 acres. Subsequent to the approval of the
rezone, the developer was made aware that wetland issues were more complex
than originally thought and that approximately 5.3 acres would not be developable
without extensive mitigation measures. The developer has therefore modified the
site to reflect the issues regarding the wetlands. Essentially, the town home units
have been eliminated in favor of the stacked condominium units.

Access:

0

The primary access for this development will be gained from Decker Lake Drive
and from a private drive system along the south boundary of the development.
Secondary access is anticipated from the south through the future commercial
development which will connect with 3100 South. There has been much
discussion about the private access road because is lies in the Rocky Mountain
Power Corridor. The City controls a lease in the corridor which was anticipated to
serve as overflow parking for the E-Center. Various easements, restrictions and
future parking needs in the corridor have made the access road a challenging
matter to finalize.

After discussing this matter with the City Attorney, the City’s position will be to
allow access through the corridor to serve both the residential and commercial
development in this area. The resolution regarding the use of this easement will
be the responsibility of both the residential and commercial property owners. The
access road and all agreements will need to be coordinated with Rocky Mountain
Power and secured prior to any final plat application.

As the private access road will serve both the residential and commercial
developments, a determination will need to be made as to the minimum width and
required improvements along the roadway. The intersection at Decker Lake
Drive will need to be coordinated with the Public Works Department in
conjunction with the anticipated light rail station. It is expected that the costs



West Valley City Planning Commission

March 28, 2007

Page 10

associated with these improvements will be shared between the residential and
commercial property owners. The design of the private drive will need to be
reviewed by all parties prior to final plat review.

Multi-Family Design Standards:

0

[

Staff has evaluated this project in regards to the multiple family design standards.
In almost all instances, this project meets with the standards outlined for
pedestrian access and circulation, architecture, building materials, and amenities.
There are subtle areas of this ordinance that are not reflected on the site plan.
Staff will coordinate these issues with the developer and will ensure that all
components of this ordinance are met.

As mentioned previously, buildings will be comprised of 16 and 32-plex units.
All buildings will be 100% masonry with brick, stucco and hardiplank. Buildings
will have internal breezeways for access and resident maneuverability. All units
will also have a covered balcony.

Parking:

0

The general parking requirement for all residential development in the City is 2
spaces per unit. If those numbers were followed for this development, a total of
640 spaces would be required. However, a provision in the parking ordinance
allows the Planning Commission to reduce these numbers if doing so would not be
detrimental to the surrounding area and/or said development. Reductions allowed
are 1.5 spaces for 1 bedroom units and 1.75 spaces for 2 bedroom units. The
developer has applied these numbers to obtain a total of 520 spaces for the project.

Staff has expressed concerns regarding the parking numbers even though this
development will be near a transit station. Staff has made the applicant aware of
these concerns, and expressed that a parking study would assist the Planning
Commission in evaluating the proposed parking numbers. Staff is aware that a
number of these units will likely be purchased by single residents. Staff has
suggested that the developer provide a list of previous developments and
percentages of single owners which may help their argument that parking numbers
should be reduced for this project.

Unit Ratio:

During the study session, a concern was expressed regarding the equal numbers of
1 and 2 bedroom units. Comments were made that because these units will be
owner occupied, more bedrooms, or spaces to accommodate offices should be
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considered. Staff has directed the applicant to provide information regarding their
market research and why they believe the ratios provided will succeed.

Wetlands:

[

Almost the entire eastern portion of the project site is encumbered with a
jurisdictional wetland. The developer is unable to build in this area but will
submit a nationwide permit which will allow an area of one half acre to develop.
In this case, the northeast building is projected to sit on this half acre. The
developer is also in the process of preparing for a 404 permit. This will allow
certain areas of the wetlands to be modified and improved. According to the
developer, the Corps of Engineers are looking forward to these improvements and
the positive effect this will have in the area.

Storm Water:

0

In conjunction with the wetland improvements, the developer is proposing to take
a portion of storm water generated from this site into the wetland area. This will
accentuate portions of the wetlands and will allow certain types of vegetation to
grow that have otherwise been non-existent. This plan will need to be coordinated
with the Public Works Department and the Corps of Engineers.

The development site also contains a storm water easement which will carry water
from the south. The developer has suggested that portions of this easement be
open to provide a natural amenity for this project. The location of this storm drain
easement will be on the east side of the west buildings and will be landscaped with
plant materials that will heighten the open feeling of this channel.

Open Space/Amenities

0

The project consists of 53% open space where 50% is required. 15.4% has been
set aside as usable open space. The developer is proposing a club house, pool, hot
tub, gazebo, walking path and various tot lots and patio spaces for residents of this
community. The developer will need to provide a detailed landscape plan prior to
final plat submittal.

One required element missing from the trail system is a connection with Decker
Lake Drive. Staff has addressed this issue with the developer and was informed
that a walk will be provided at the southeast corner of the project. Additional
sidewalks will need to connect with the access road and will need to be carefully
planned for easy pedestrian access to the light rail station.
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Discussions have also taken place about the possibility of extending a trail
northward to connect with Decker Lake. The property at this location is owned by
the State of Utah. After discussions with the developer, the State seems willing to
allow a trail to be constructed from this development to the existing Decker Lake
trail. A yearly fee may be required to secure a lease through UDOT property. The
developer is willing to construct the trail, and has asked if the City would be
willing to pay for the lease. Staff believes that with a project of this size, and with
the trail connection being a direct benefit to this community, the HOA should pay
the yearly fee.

One possible concern with the trail connection would be foot traffic from Decker
Lake through this development. If this became an issue, a keyed gate could be
installed for resident access.

Garbage Collection:

0

The site contains a number of dumpster locations. Each of these dumpsters will
need to be fully enclosed with a masonry wall. Construction of these enclosures
shall comply with all provisions of the City’s ordinance. Staff has asked that the
developer evaluate the dumpster location on the north of the club house. The
developer agrees that from a visual perspective upon entering the development,
this location should be changed. Staff will coordinate this matter prior to final
review.

Fencing:

0

A pre-cast masonry wall will be installed along the north boundary of the project.
Staff is not aware of any other areas in the project that will be fenced, although
fencing along the south boundary would make sense.

Section 7-19-805(5)(vii) of the City code states that when a design for residential
subdivision creates lots adjacent to an existing or proposed state freeway,
expressway or highway in areas where high noise levels can be expected, a noise
barrier meeting UDOT standards for noise attenuation is required. Staff believes
that the intent of this ordinance was specific to single family lot subdivisions.
However, should the developer want to coordinate this issue with UDOT, a sound
wall could be installed along the I-215 right-of-way.

Landscaping Along I-215:

0

City ordinance requires that a 20-foot landscaped area be located adjacent to I-
215. The site plan shows an area of approximately 8.5 feet. The developer has
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coordinated this issue with UDOT and has received approval to landscape the
right-of-way to comply with City ordinance. Access for maintenance would need
to be gained from the development site and would be the responsibility of the
HOA.

O It should be noted that the developer could move the buildings adjacent to 1-215 to
the east to comply with the 20-foot requirement. However, although the developer
would pick up enough room to meet the ordinance, the open drainage channels
would be eliminated. Staff believes that these channels will have more of a
positive impact on the development than simply adding an additional 12 feet of
landscaping along the I-215 right-of-way. These channels will be landscaped and
will add an additional feeling of open space in the community.

Site Management:

'] The project will be managed by a professional management company. The
development agreement addresses this issue and will involve the developer, HOA,
and staff before the project is transferred.

Applicant: Favored: Favored:
Tim Soffe Troy Sanders Jay Minnick
5151 S. 900 E. #200 5151 S. 900 E. #200 5640 S. Riley Ln.

Discussion: Commissioner Conder asked what was located in the northwest portion of
the site. Steve Lehman reported it is a sewer lift station owned by Granger Hunter
Improvement District. Commissioner Conder asked what kind of fencing is currently
adjacent to the freeway. Steve replied it is an open chainlink fence. Commissioner Mills
wondered if these wetlands could be delineated like what has happened with other
wetlands. Steve said the applicant is working with the Corp of Engineers, noting there is
a great deal of study and research when determining wetlands. He perceived the open
space calculation will probably need to stay regardless of the wetland issue.

Mr. Tim Soffe informed that he has been working on this project since 2004 due to many
issues. He stated the wetlands will always remain enhanced wetlands with this project,
mentioning there will be a five year monitoring program associated with these wetlands.

Mr. Troy Sanders showed a PowerPoint presentation to the Commission detailing the
project. He informed the original concept for the project was to have 342 units, utilizing
the wetlands. With the current wetland situation, only 320 units can be built, equaling
18.4 units per acre. He reminded the units would be owner occupied, and they exceed the
City’s design standards. Troy Sanders said they want the City to maintain the trail to
Decker Lake which the applicant will lease. They are also working with UDOT to
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acquire an easement. He discussed fencing, stating a precast concrete wall is required
along the north side of the development with an opening to access Decker Lake. They
would like to leave the existing fence along I-215 so that landscaping can be viewed from
the freeway. Troy Sanders indicated a six or ten foot soundwall would not help alleviate
the sound of the freeway. He commented on a similar development located in Salt Lake
City called ‘Town Gate’. Both developments are within walking distance to trax, have
easy access to the interstate, located in an urban setting, close to work, near entertainment
and targeted towards young professionals.

Mr. Jay Minnick explained he is the CEO of Miller Development Company, and they
would be managing this development. He assured they have taken a careful look at
parking, as it must be right. Mr. Minnick believes there is ample parking, as they have
compared it with Town Gate. He said additional parking is available, but not needed.
Mr. Soffe said the development being adjacent to trax should limit or exclude vehicles,
similar to what has occurred with Town Gate. He said the demographics show that
singles will buy the units. The one bedroom unit has 900 sq. ft., and the two bedroom
unit has 1,014 sq. ft., but both units have a flex room.

Commissioner Matheson desired residents that would want to stay in the area, stating
young single professionals and college students tend to be transient. He indicated senior
citizens will not be interested due to the stairs. Once a single professionals marry, two
vehicles will most likely be used. Commissioner Matheson perceived the number of
parking stalls and number of single family units are off. Acting Chairman Fuller asked
how long the other development has been in operation. Mr. Soffe answered
approximately one-year. Acting Chairman Fuller noted it was difficult to estimate how
long the residents would stay. Mr. Soffe explained residents spend a considerable
amount when buying a unit. He has statistics stating young professionals want to invest.
Mr. Soffe noted senior citizens could purchase a ground floor unit without worry of
stairs. Commissioner Clayton asked if any preliminary marketing had been performed.
Mr. Minnick informed that signs were placed along the project on I-215 approximately
two months ago, and 20 reservations have been made from those signs. He stated the
inquiries were a mix of working professionals with the majority being single, but not
college students, and approximately 5 to 6 seniors. Mr. Minnick anticipates advertising
in newspapers will occur once dirt is moved. He noted the price of the units are lower
than the cost of similar units in the Salt Lake Valley.

Commissioner Matheson asked about fencing adjacent to the sub station. Mr. Soffe
explained Granger Hunter wants a see-through fence due to security issues. He noted this
was the same with the State’s detention center, but the State has changed their mind and
allowed a solid fence. Commissioner Matheson was concerned about landscaping
UDOT’s right-of-way, suggesting it makes little sense to maintain UDOT’s portion of
property when residents will not be able to utilize that property. Mr. Soffe assured he
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could move all the units further east, and place a box culvert over the channel. He noted
the 20-feet was only to accommodate the City’s requirement for landscaping, assuring a
good job could be done with landscaped screening. Commissioner Conder asked how
much property was between the freeway and the right-of-way fence. Mr. Soffe answered
60-feet which is all on a downhill slope. He would like to plant tall trees in this area.
Commissioner Matheson stated this new application has nothing similar to the original
proposal. He noted originally, the condos were three-stories, now they are four with no
townhomes or stacked flats. Commissioner Lang suggested a block wall be placed on the
applicant’s property, adjacent to the substation. Mr. Soffe agreed with this suggestion,
although he suggested a temporary vinyl fence as he believes it will eventually be
screened with landscaping. Commissioner Mills asked if the development would be
affected since trax is not in place right now. Mr. Soffe said the trax line will be
completed in two years, before this development is completed. Commissioner Mills
discussed the color of the buildings and the type of landscaping desired in the right-of-
way area. Commissioner Conder questioned the height of the units. Mr. Soffe explained
he has had many years of experience with such units, stating the top floor units are
usually the quickest units to sell. He said the bank is not requiring pre-sales with this
project. Commissioner Lang asked if the City’s fire code would allow barbeques on the
patios. Mr. Soffe replied they will use a hardiplank material which is fire retardant, so
barbeques will be allowed.

Steve Lehman asked the Commission what type of fencing material they would prefer
around the sub station. Commissioner Lang and Acting Chairman Fuller replied vinyl
would be alright, as it would still act as a buffer.

Commissioner Conder was concerned there were too many unanswered questions that the
Commission is not prepared to discuss, such as road, etc. Steve Lehman reminded that
the Commission does not have the authority to change the required amount of
landscaping. He noted that if the roadway issue is not resolved, the project will not
continue. John Janson mentioned there are three parties involved with the roadway issue.
He said it can be accomplished, but will take time. Commissioner Clayton did not
perceive there were many issues that were unresolved. Commissioner Matheson
reminded the applicant is asking for approval of units on wetlands that the applicant does
not have approval on. Commissioner Clayton commented this is similar to the road issue,
where if it is not approved, it won’t happen.

Acting Chairman Fuller said he wants the development to have less density.
Commissioner Matheson stated he anticipated higher density in this area, but the units are
closer together than what was originally proposed. He mentioned he is not necessarily
opposed to four-levels. Commissioner Mills reminded if resident purchases these units,
they will be aware of the density. She thought it was a good overall site with wetlands
and Decker Lake. Commissioner Mills was also more comfortable about the units having
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a flex room.

Commissioner Conder requested staff research the parking with help from Public Works.
Commissioner Matheson would like an idea of how many bedrooms other West Valley
condominiums have. He perceived 50% of one-bedroom units is too high. He did not
believe the flex room was large enough for a bedroom. Commissioner Matheson said the
parking issue cannot be ignored. Mr. Soffe reminded that when some parking
requirements were in place, TOD was not being considered.

There being no further discussion regarding this application, Acting Chairman Fuller
called for a motion.

Motion: Commissioner Matheson moved for a continuance to resolve issues regarding
one-bedroom units, landscaping, parking, and overall density.

Commissioner Conder seconded the motion.

Roll call vote:

Commissioner Cisneros Absent
Commissioner Clayton No
Commissioner Conder Yes
Commissioner Lang No
Commissioner Matheson Yes
Commissioner Mills No
Acting Chairman Fuller No
Chairman Woodruff Absent

Majority — PUD-1-2007 — motion does not pass
There being no further discussion regarding this application, Acting Chairman Fuller
called for a motion.

Motion: Commissioner Lang moved to grant preliminary approval for the Edge at
Decker Lake subject to the following conditions:

1. That the developer resolve all staff and agency concerns.

2. That the Planned Unit Development be subject to the multiple family
design standards outlined in the City ordinance.
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10.

1.

12.

13.

That a soils report be submitted and reviewed by the Building Official
and City Engineer prior to final plat review.

That the developer provide a landscape plan to be reviewed during the
final plat process. Said landscaping plan shall provide measures to ensure
water conservation techniques will be used in accordance with City
ordinances.

That all provisions of the West Valley City Fire Department be satisfied
including recommendations regarding the access road in the power
corridor.

That the developer resolve any issues regarding irrigation ditches and
irrigation water that may be in use.

That compliance be made with Granger Hunter Improvement District,
i.e., water line extensions, connections, water rights and fire protection.

That the subdivision name and street names be approved by the Salt
Lake County Auditor’s Office.

That proposed building setbacks be in accordance with the site plan
reviewed during the March 28, 2007 Planning Commission meeting.
Slight modifications can be made to this plan if needed and approved by
staff.

That specialty lighting be provided throughout the entire development.
A lighting plan and type will be required at final plat review.

That the developer coordinate access on to Decker Lake Drive with the
City Public Works Department and with UTA regarding the light rail
station.

That the north & west side of the development be fenced with a vinyl
wall. Wall type and specification shall be reviewed at final plat. The
developer shall also coordinate fencing requirements along the I-215
right-of-way.

That site amenities p